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BACKGROUND DATA 

 

 
 

Overview 
 
The Town of Branford is preparing an affordable housing plan for the community.  
The preparation of this affordable housing plan by June 2022 is required by the 
Connecticut General Statutes (Section 8-30j).   
 
This booklet summarizes some information which the Affordable Housing Plan 
Working Group may find relevant as part of its work. 
 

 
 
 
 

“Housing is 
absolutely 

essential to 
human 

flourishing.  
 

Without stable 
shelter, it all 
falls apart.”  

 
Matthew Desmond,  

American Sociologist 
Princeton University 
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BRANFORD AH PLAN  

Income Eligibility / Rents / Sales Prices  
 
 
Branford incomes / sales prices / rental rates are based on the New Haven area median income (AMI) 
($93,000) since it is lower than the State-wide median income ($102,600).   
 
ELIGIBLE INCOME LEVELS - Relevant income amounts vary by household size: 
 
  1 person 2 people 3 people 4 people 5 people 

Area Median Income  $65,100 $74,400 $83,700 $93,000 $100,440 

80% AMI May be a “set-aside 
development” 

$52,080 $59,520 $66,960 $74,400 $80,352 

60% AMI $39,060 $44,640 $50,220 $55,800 $60,264 

50% AMI May need to be 
“assisted housing” 

$32,550 $37,200 $41,850 $46,500 $50,220 

30% AMI $19,530 $22,320 $25,110 $27,900 $30,132 

 
 
MAXIMUM MONTHLY GROSS RENT – The following are the maximum monthly gross rents (utilities 
included) for units at 80% and 60% of AMI: 
 
 Studio 1 BR 2 BR 3 BR 4 BR 

 1 person 1-2 people 3 people 4-5 people 6 people 

80% AMI $1,258 $1,395 $1,674 $1,934 $2,170 

60% AMI $977 $1,186 $1,395 $1,451 $1,627 
In some cases, the maximum monthly rent is constrained by “Fair Market Rent” as determined by HUD. 

 
 
MAXIMUM SALES PRICE - The following are the maximum sales prices for units at 80% and 60% of AMI 
(using a 20% down payment, current mortgage rates and terms, and reasonable estimates for utility 
payments, real estate taxes, insurance, common fees, etc.): 
 
 Studio 1 BR 2 BR 3 BR 4 BR 

 1 person 1-2 people 3 people 4-5 people 6 people 

80% AMI $186,758  $186,855  $218,881  $246,824  $268,912  

60% AMI $126,846  $148,778  $168,483  $157,907  $168,628  
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BRANFORD AH PLAN  

Gross Rent (ACS Data)  
 
 
Data from the American Community Survey suggests that the median gross rent in Branford in 2019 was 
about $1,368 per month. 
 

Total Number of Rented Units:   3,936 

No cash rent  216  
With cash rent:  3,720  

Less than $500 109   
$500 to $999 459   
$1,000 to $1,499 1,696   
$1,500 to $1,999 1,140   
$2,000 to $2,499 293   
$2,500 or more  23   

 
 
 
BRANFORD AH PLAN  

Value (ACS Data)  
 

 
Data from the American Community Survey suggests that the median house value in Branford in 2019 
was about $293,145. 
 

Total Number of Owned Units:   8,433 

Less than $50,000  276  

$50,000 to $99,999  242  

$100,000 to $149,999  379  

$150,000 to $199,999  1,083  

$200,000 to $249,999  1,094  

$250,000 to $299,999  1,324  

$300,000 to $399,999  1,820  

$400,000 to $499,999  634  

$500,000 to $999,999  1,141  

$1,000,000 to $1,499,999  196  

$1,500,000 to $1,999,999  93  
$2,000,000 or more  151  
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BRANFORD AH PLAN  

Cost Burden  
 
 
A household is generally considered to be “housing cost-burdened” if it spends more than 30% of its 
income on housing costs.   
 
This is especially important for households earning less than the area median income since they may be 
forced to spend more than 30% on housing even though they may not be able to “afford” it.  With more 
dollars going to housing, modest income households have less financial flexibility and may have difficulty 
affording other necessities like food, transportation, and medical expenses.   
 
It is estimated that about 4,707 existing households in Branford (about 38% of the total number of 
households) are considered cost burdened.  These are people who already live in Branford.  

 About 2,664 owner households are cost burdened (about 32 percent of all owner households) 
and  

 About 2,043 renter households are cost burdened (about 52 percent of all renter households). 
 

  Percent Of Income Spent On Housing  

 
OWNERS 

Number Less than  
20 percent 

20 to 29  
percent 

30 percent  
or more 

Percent At 
30% or more 

Zero or negative income 54 - - - n/a 

Less than $20,000 516 31 10 475 92% 

$20,000 to $34,999 598 32 15 551 92% 

$35,000 to $49,999 623 54 223 346 56% 

$50,000 to $74,999 1,407 384 295 728 52% 

$75,000 or more 5,235 3,335 1,336 564 11% 

TOTAL 8,433 3,836 1,879 2,664 32% 
American Community Survey, 5-Year Estimate (2021) (Table B25106) 

 
  Percent Of Income Spent On Housing  

 
RENTERS 

Number Less than  
20 percent 

20 to 29  
percent 

30 percent  
or more 

Percent At 
30% or more 

Zero or negative income 45 - - - n/a 

No Cash Rent 216 - - - n/a 

Less than $20,000 495 0 11 484 98% 

$20,000 to $34,999 749 24 55 670 89% 

$35,000 to $49,999 529 0 33 496 94% 

$50,000 to $74,999 833 97 349 387 46% 

$75,000 or more 1,069 791 272 6 6% 

TOTAL 3,936 912 720 2,043 52% 
American Community Survey, 5-Year Estimate (2019) (Table B25106) 
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BRANFORD AH PLAN  

Existing Affordable Housing 
 
 
The State “Affordable Housing Appeals List” prepared by the Department of Housing recognizes 489 
housing units in Branford qualifying as “State defined affordable housing units.”  
 
ASSISTED HOUSING Street Address #1 Total Family Elderly HC Occ.  

Branford Housing Authority       

 Parkside Village I  115 So. Montowese St. 50 0 38 12 1974 

 Parkside Village II  3 Block Island Road 40 0 23 17 1985 

Branford Interfaith Coalition       

Ivy Street Apartments 146-190 North Ivy St. 29 29 0 0 1991 

Other       

John B. Sliney House 21 Rice Terrace 38 0 38 0 1981 

(Robert Giaimo House 14 Rice Terrace 44 0 44 0 1983 

Rosenthal Gardens 63 Kirkham Street 17 17 0 0 
 

S.A.R.A.H.   2 0 0 2 
 

Marrakech, Inc. (group home) 21 Victor Hill Road 6 6 0 0 
 

St. Stephen's Townhouse  13-29 Rogers Street 7 7 0 0 
 

  233 59 143 31  

 
DEED-RESTRICTED HOUSING Total Start Date Expiration Date 

14 Summit Place 2 2018 2058 

22 Summit Place 5 2018 2058 

43 Hotchkiss Grove 1 2019 2059 

40 Thimble Islands Road 1 2019 2059 

 9   

 
TENANT RENTAL ASSISTANCE 77 Locations not disclosed 

 
CHFA / USDA MORTGAGES 170 Locations not disclosed 

 

TOTAL STATE-DEFINED 489 Units 3.50% 
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BRANFORD AH PLAN  

Affordable Housing Comparison (2010) 
 
 

 
 

SIMILAR SIZE 
Municipality  

Ranked By  
Population % AH  

SIMILAR AH % 
Municipality Population 

Ranked By  
% AH 

Glastonbury 34,427 5.51%  Ashford 4,317 3.73% 
Naugatuck 31,862 8.31%  Avon 18,098 3.65% 
Newington 30,562 7.17%  Wilton 18,062 3.64% 
Cheshire 29,261 3.18%  Andover 3,303 3.57% 
East Haven 29,257 6.73%  Middlebury 7,575 3.46% 
Vernon 29,179 16.43%  Ledyard 15,051 3.44% 
Windsor Locks 29,044 9.15%  Simsbury 23,511 3.40% 
New Milford 28,142 5.38%  Tolland 15,052 3.30% 
Branford 28,026 3.26%  Branford 28,026 3.26% 
New London 27,620 19.90%  East Hampton 12,959 3.21% 
Newtown 27,560 1.73%  Norfolk 1,709 3.21% 
Wethersfield 26,668 8.29%  Cheshire 29,261 3.18% 
Mansfield 26,543 10.94%  Kent 2,979 3.12% 
Westport 26,391 2.71%  Granby 11,282 3.07% 
South Windsor 25,709 6.99%  Pomfret 4,247 3.03% 
Farmington 25,340 7.55%  Columbia 5,485 2.99% 
Windham 25,268 26.92%  Hebron 9,686 2.75% 
       

AVERAGE 28,286 8.83%  AVERAGE 12,388 3.29% 
       

NOTE – Percentages will reset in February 2022 when the 2020 Census housing count is included. 
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BRANFORD AH PLAN  

Naturally Occurring Affordable Housing 
 
 
Looking at the Assessor’s database, there are 10,100 housing units in Branford classified as: 
 Single family (6,263 units) 
 Condominium (3,601 units) 
 Mobile Home (238 units) 
 
There are 4,547 units in the Assessor’s database with an estimated market value of $246,824 or less, the 
affordability threshold for a three-bedroom home at for a household at 80% of area median income.  
These units do not count to the State’s Affordable Housing Appeals List (the 10% threshold) since they 
are not assisted housing or deed restricted to sell or rent at affordable prices in the future. 
 

 
 
  

2,306 units 
are valued at $157,907 or below  
(the affordability threshold at 60% AMI) 

4,547 units 
are valued at $246,824 or below  
(the affordability threshold at 80% AMI) 
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BRANFORD AH PLAN  

Average Value By Unit Type / Size 
 
 
This information (from the Assessor’s database) shows the number of units and the average estimated 
market value of units based on the bedroom configuration: 
 
 Single-Family Two-Family Three-Family Condo Mobile Home 

# Units 6,263 423 99 3.601 238 

Average Value $368,266 $306,086 $367,291 $177,571 $26,152 

  ≈ $153K / unit ≈ $122K / unit   

      

No Bedrooms # Units 10 0 0 0 0 

 Average Value $277,311 - - - - 

1 Bedroom # Units 196 0 0 459 31 

 Average Value $211,216 - - $107,135 $17,723 

2 Bedroom # Units 1,061 38 1 2,522 184 

 Average Value $303,962 $295,835 $293,900 $171,178 $26,483 

3 Bedroom # Units 3,383 74 10 612 25 

 Average Value $367,264 $303,581 $323.211 $253,437 $34,170 

4 Bedroom # Units 1,392 213 13 10 0 

 Average Value $452,952 $300,440 $330,333 $333,022 - 

5 Bedroom # Units 182 57 41 0 0 

 Average Value $554,067 $315,974 $351,282 - - 

6+ Bedroom # Units 182 45 38 0 0 

 Average Value $554,067 $333,100 $410,000 - - 
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BRANFORD AH PLAN  

NOAH Units Below AH Threshold 
 
 
Comparing the Assessor’s database of estimated market value with the calculated affordability 
thresholds suggests there are many ownership units in Branford that are naturally affordable. 
 

At 80% of AMI 
 

# of 
Bedrooms 

# Units In 
Branford 

Affordability 
Threshold @ 

80% AMI 

# of Units Priced Below Affordability Threshold 

Single Family Condo Mobile Home Total 

0 10 $186,758 5 / 10 - - 5 / 10 

1 684 $186,855 94 / 196 435 / 459 31 / 31 560 / 684 

2 3,765 $218,881 222 / 1,061 2,100 / 2,522 184 / 184 2,506 / 3,765 

3 4,018 $246,824 549 / 3,383 450 / 612 25 / 25 1,024 / 4,018 

4 1,401 $268,912 140 / 1,392 4 / 10 0 / 0 144 / 1,401 

5+ 225 $268.912 7 / 224 0 / 1 0 / 0 7 / 225 

TOTAL 4,246 
 

At 60% of AMI 
 

# of 
Bedrooms 

# Units In 
Branford 

Affordability 
Threshold @ 

80% AMI 

# of Units Priced Below Affordability Threshold 

Single Family Condo Mobile Home Total 

0 10 $126,846 4 / 10 - - 4 / 10 

1 684 $148,778 73 / 196 423 / 459 31 / 31 526 / 684 

2 3,765 $168,483 21 / 1,061 1,650 / 2,522 184 / 184 1,854 / 3,765 

3 4,018 $157,907 3 / 3,383 74 / 612 25 / 25 101 / 4,018 

4 1,401 $168,628 2 / 1,392 0 / 10 0 / 0 2 / 1,401 

5+ 225 $168,628 0 / 224 0 / 1 0 / 0 0 / 225 

TOTAL 2,487 
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